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Summary

The applicant is requesting approval of a
Preliminary Development plan for a 109-unit age
restricted apartment development for adults
aged 55 and older on a 21.08-acre site. The
proposed development will integrate the future
reconfiguration of the Holton Road and Jackson
Pike intersection and is proposed to provide
additional trail access into the adjacent Scioto
Grove Metro Park.

Zoning Map

Next Steps

Upon recommendation from Planning
Commission, the Preliminary Development Plan
can move forward to City Council. After City
Council, the Rezoning and Final Development
plan can be reviewed.



1. Context Map
This property is located at the southwest corner of Holton Road and Jackson Pike (040-013869).
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2. Analysis

Summary

The applicant is requesting approval of a preliminary development plan for a 105-unit luxury apartment
development that will be age restricted to adults 55 and older. The site is 21.08acres in size and is
located at the southwest corner of Holton Road and Jackson Pike (040-013869). Each unit is proposed to
have one to two-bedrooms , ranging from 1,200 to 1,600 square feet in size and one story utilizing a
universal design for better accommodation for aging residents. The site is proposed to contain agrarian
architecture and themes, with a modern farmhouse design to the buildings, onsite wetlands, a community
garden while preserving the existing barn on the site.

This site was previously approved for multi-family residential as part of the Riverwalk subdivision in 2006
with up to six dwelling units per acre. The site was rezoned to PUD-R however the subdivision was never
developed. The majority of the site, 184 acres of 205 acres of the original development was donated to
the Columbus Metro Parks prior to its
construction.  The site is comprised of the
remaining acreage of Riverwalk. Per the zoning
code the p r o p e zonhing Geverted to its current
SF-1 classification.

In 2017, a preliminary development plan was
submitted for apartment homes but the plan was
withdrawn by the applicant prior to final action by
City Council.

The GroveCity2050 Community Plan and Future
Land Use Map recommends this site be used as
Conservation Neighborhood which recommends
the clustering of housing to preserve more natural
areas. This site is also included in the Southeast
Area Study which recommends 0.5 to 1.5 dwelling
units per acre. The sit
dwelling units per acre, within the maximum
approved density on the previously approved
Riverwalk subdivision. Although the proposed
density is higher than what is recommended by
the Southeast Area Study, staff believes this will
be a high quality development which can integrate
into the area by utilizing additional landscaping to screen, narrower streets to prevent traffic from

detouring through the site and by providingpac onnecti on to the citybds trai

to the residents other than driving to nearby areas, such as the Scioto Grove Metro Park.GroveCity2050
is a guiding document for future development which staff utilizes as an essential resource however does
not consider it to be the sole determinant. | n s ppiniorf spexial considerations should be given, when
warranted, to projects that demonstrate general conformance with the Cityd s  p owhile offeeng quality
design that meets a need in the community, especially as development trends evolve over time and differ
from what the plan specifically states.

A total of 4.88 acres of open space are required on the site to meet Section 1101.09(b), and 2.66 acres of
usable space, per that code section, has been provided. Although the site is below the required open
space requirements, staff is supportive of the provided open space, as the site will need to be
reconfigured and reduced in size to accommodate the future relocation of Holton Road further to the
south and the Scioto Grove Metro Park located on the other side of Jackson Pike; easily accessible for
the siteds residents.
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Site Plan

The site is proposed to be accessed from two separate entrances; one from the relocated Holton Road
entrance and a second fromt he si t e 6s aoffoof JacksemPike. élalteneroad is proposed to be
relocated further to the south to align with a new entrance into the Scioto Grove Metro Park with a
signalized intersection provided at Holton Road and Jackson Pike. The new realignment will infringe into
the existing site by approximately 100 feet. This current plan for the roadway is preliminary and additional
plans regarding the roadway realignment need to be further reviewed and discussed.

Each street in the site will be Q’f\[’»\*‘:‘?
private and between 20-feet to 24- el ’:;\:\\
{ /

feet in width providing two-way i
access. The narrower street design
is meant to deter motorists from
detouring through the site rather
than using the intersection at
Holton Road and Jackson Pike and
slow down any vehicles traveling in
the site. No parking will be
permitted on the street, so different
visitor parking spaces are provided
throughout the site, with a total of
44 visitor spaces proposed. Each
home will have a one-or two-car
garage with a driveway to provide
two or four additional spaces per
unit, for a total of 328 spaces
available. City code requires that
2.5 spaces be provided overall on
a site per unit, and over three
spaces have been provided per
unit exceeding the minimum
requirement. Cluster box unit
(CBU) mailboxes are proposed at
some of the visitor spaces around
the site. Further review of these will
occur with the final development
plan with the final location being
approved by the Postal Service.
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Five foot sidewalks are proposed
on one side of each of the streets,
and an eight foot bike path is
proposed along the Jackson Pike
frontage to further connect the
cityobs future b i
roadway. Currently, the sidewalks
on the site do not connect with the
eight foot path, and an additional
sidewalk will be needed along the
siteds Jackson
provide that connection.
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The apartment units are proposed to be spread out in 29 different buildings with between two to six units

per building, which was also the maximum permitted in the Riverwalk subdivision.. Buildings around the
siteds perimeter are propos ed the propéte linds ¢otallow éonspaidlgy t o 6 0
between roadways and adjacent properties, but also to allow space for added screening.

Different greenspaces are proposed throughout the site containing amenities which include a central

greenspace at t h e si teds (comhand hudding) eand community garden, and a second

greenspace in the southeast corner with a dog park. Two stormwater detention basins are proposed in

the greenspaces including a central we t basin and a wetland basin. Add
stormwater detention will be reviewed during the final development plan.

Landscaping
A preliminary landscape plan was submitted showing the location for different proposed landscaping

around the sitebds perimeter, al ong modiandof thetsiteefentore ar ound
detailed review of the landscaping will occur with the rezoning and final development plan. Four foot
moundingand extensive | andscaping is proposed along the si

Pike, including rows of evergreen and deciduous trees. Staff is supportive of this landscaping as it will not
only screen the homes from noise and light along the roadways, but will also work to screen adjacent
properties from the site.

Much of t he si ted a the soutlsetnipartpn willrbe emosed torpavide space for the

wetland basin and some of the units. The trees along the southern perimeter are to be preserved and act

as a buffer from the adjacent Southeast Conservation Club. Additional deciduous trees are proposed in
portions of this tree |ine to ensure it wildl be fully
property line, with the preservation of the existing line of trees and additional trees proposed in areas

where trees need to be removed to create a continuous line to screen the site from the neighboring

residential property.

Each unit is proposed to be landscaped with a shade tree, shrubs and large ornamental grasses to
provide more of the agrarian feel to the site. The clubhouse will be similarly landscaped with some
additional perennials added around the building.

Other proposed plantings include deciduous street trees along both sides of each street, trees around
each of the proposed pond and entry plantings of deciduous trees and shrubs.

Buildings

Each building will contain between two to six units within 29 different buildings. Each unit is proposed to
be one story, one-to two-bedrooms and will be between 1,200 to 1,600 square feet in size, with either a
one-or two-car garage. The majority of the units will have the two-car garage and 45 of them are
proposed with the one-car. The units are designed to be of universal design, meaning that they can
accommodate any person including, but not limited to, people with various types of mobility issues,
blindness and hearing impairment.

The buildings will utilize a modern agrarian style with large windows and different siding types, including

metal, vinyl in earth tondaoyomeDri dltd, (MBOatwaleey Whan
Smokeod) , s o me and dimensioaat asghaltt skingles. Other architectural features include

asymmetrical rooflines, dormers and front porches to be utilized to further break-up the mass of the

buildings. The proposed clubhouse will utilize the same style and materials as the apartment homes.

Details including the design and landscaping around the CBUs, was not provided. Each will need to have
a decorative appearance similar to those of other recent projects including Beulah Park Apartments and
Farmstead.



Signage

A preliminary sign package was submitted for the

from Jackson Pike. The sign is proposed to utilize a stone base matching the stone proposed on the
buildings. The sign face is proposed to sit in the center of the base and have a black background with
white lettering and be approximately 45 square feet in size. The sign is proposed to be eight feet in height
at its highest point. Staff is supportive of the proposed monument sign as it will utilize materials and colors
complementary to the rest of the development.

Sugar Maple Commons

Treplus Communities

3. PUD Analysis

Per Section 1135.14 of the Codified Ordinances of Grove City, Planning Commission is charged with
reviewing and evaluating Preliminary and Final Development Plan applications for Planned Unit
Development districts by applying the eight (8) findings.

(1) The uses proposed will not be detrimental to present and potential surrounding uses, but will
have a beneficial effect which could not be achieved under any other district.

Finding is Met: The proposed development will be a high quality design utilizing different architectural
features to help break up the mass of the buildings, while creating interest and offering landscaping
throughout the site to screen from adjacent areas.
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(2) Any exception from Zoning Code (Ordinance C79-74, passed January 20, 1975) requirements
is warranted by the design and amenities incorporated in the Development Plan.

Finding Can Be Met: Further review of the standards of the site will occur with the review of the zoning
text during the rezoning process.

(3) Land surrounding the proposed development can be planned in coordination with the
proposed development and that it is compatible in use.

Finding is Met: The site is proposed to accommodate the realignment of Holton Road for a new
signalized intersection with Holton Road, Jackson Pike and Scioto Grove Metro Park. Additionally, the
site will provide an extension of the eight foot bike path leading into the Metro Park to continue to connect
the cityds trail net wor k.

(4) The proposed change to a Planned Unit Development District is in conformance with the
general use intent of the area.

Finding is Met: Although the GroveCity2050 Community Plan recommends that there be less density on

the site, the site meets the density and design requirements of the previously approved Riverwalk
subdivision. It is the intent of GroveCity2050 to act as a guiding document for future development to
promote high quality devel opment i developneent prormotes high t i s
architectural design of the buildings, use of landscaping and connectivity of sidewalks, trails and
roadways.

(5) Existing and proposed streets are suitable and adequate to carry anticipated traffic within the
proposed district and in the vicinity of the proposed district.

Finding is Met: The proposed streets will be two-way between 20 to 24-feet in width. The narrower

streets are designed to maintain the residential feel of the site, while deterring motorists from using this

si te adshroeg hfbc Utr om Hol t on Road t o-fanilg dekelopmentsRnclkdimg theOt h er
Courtyards at Beulah Park have utilized narrower street widths as well, to maintain a low speed limit and

a safer pedestrian environment.

(6) Existing and proposed utility services are adequate for the proposed development.

Finding Can Be Met: Further review of the proposed utilities for the site will be reviewed with the final
development plan.

(7) Each phase of the proposed development, as it is proposed to be completed contains the
required parking spaces, landscape and utility areas necessary for creating and sustaining a
desirable and stable environment.

Finding is Met: The proposed design of the site will create a desirable and stable environment. The site
will utilize extensive landscaping, including mounding with trees along the frontages to act as screening
and to buffer noise and light from the roads, and street trees and other plantings inside of the site.
Additionally, the site is designed to utilize universal design to accommodate the needs of every type of
resident within the proposed units, as well as with the sidewalk network and narrow roadway network.

(8) The proposed Planned Unit Development District and all proposed buildings, parking spaces
and landscape and utility areas can be completely developed within seven years of the
establishment of the district, unless otherwise provided for by Council.



Finding is Met: The proposed project, including building, parking spaces, landscaping and utilities can
be completely developed within seven years.

4. GroveCity205@uiding Principleg\nalysis

The City of Grove City adopted the GroveCity2050 Community Plan in January 2018 which contains
specific goals, objectives and actions to guide growth in the community. Five (5) guiding principles are
identified that articulate Grove Ci mendasonscimthemRlan.i ty v al
Applications submitted to Planning Commission are reviewed based on these 5 Guiding Principles:

(1)

(@)

3)

(4)

(5)

The City's small town character is preserved
employment opportunities, residents and amenities to the community.

Finding is Met: The site was previously approved for multi-family housing as part of the
Riverwalk subdivision. The proposed development meets the requirements of the previously
approved subdivision with the proposed density and attached-single family units. Although

GroveCity2050 recommends this site contain less density and single-f ami | vy housi ng,

opinion that the proposed development meets other recommendations of the community plan
including providing a high quality design.

Quality design is emphasized for all uses to create an attractive and distinctive public and
private realm.

Finding is Met: The site is proposed to be a modern agrarian theme which is utilized throughout
the community to provide a high quality development. This theme is demonstrated through the
extensive amount of proposed landscaping and mounding, as well as with the amenities provided
on the site including a community garden, centralized community clubhouse, dog park and on-site
wetland. The buildings will be designed as modern farmhouses with metal siding, stone, dormers,
porches, asymmetrical rooflines and other features to create architectural interest.

Places will be connected to improve the function of the street network and create safe
opportunities to walk, bike and access public transportation throughout the community.

Finding Can Be Met: The proposed realignment of Holton Road to create the new signalized
intersection with Jackson Pike and Scioto Grove Metro Park, is still in the preliminary stages of
design, and further review will be needed before this improvement project is finalized. The site will
provide two entryways onto both Holton Road and Jackson Pike. Staff is supportive of the
proposed entries, as they will be spaced between 300 to 475 feet from the proposed Holton Road
and Jackson Pike intersection, giving enough space for vehicles to enter and exit without
interfering with the roadway. Additionally, the streets within the site will be narrower (between 20
to 24-feet in width) to slow down traffic, deter motorists from detouring through the site and create
a more pedestrian friendly environment.

whil e

it

Future devel opment that wil/ preserve, protect and

character through sustainable practices, prioritizing parks and open space and
emphasizing historic preservation.

Finding is Met: An eight foot bike path is proposed along the Jackson Pike frontage to connect
with the trails in Scioto Grove Metro Park and with a future trail along Jackson Pike to the north
and south. It is the intent of these trailstoc onnect with the cityods
residents to safely access the different parks and areas of the city without needing to drive.

Development provides the City with a net fiscal benefit.
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Finding is Met: Although residential sites do not accrue as much net fiscal benefit as non-
residential sites, the residents of this site could still potentially work and shop within the
community. This site will be age restricted to adults 55 and older, with all levels of activity, who
are looking to downsize and rent instead of owning a home. The development is within 1.5 miles
of Parkway Centre and 2.5 miles of the retail along London-Groveport Road, being close enough
for the residents to access and stay within the city to shop, eat and spend time with others.

5. Recommendation
After review and consideration, the Development Department recommends Planning Commission
make a recommendation of approval to City Council for the preliminary development plan as
submitted.



6. Detailed History

2005

The site was rezoned to PUD-R from SF-1 under Ordinance C-130-05 as part of the Riverwalk
subdivision to permit condominiums and/or attached single-family homes with a maximum density
of 6.0 dwelling units per acre.

2006
City Council approved the Development Plan for the Riverwalk subdivision with Resolution CR-
03-06.

2007
The Riverwalk subdivision was granted an extension from City Council to develop until February
6, 2008 under Resolution CR-44-07.

2008

The Riverwalk subdivision was granted an extension from City Council to develop until August 6,
2008 under Resolution CR-06-08.

The Riverwalk subdivision was granted an extension from City Council to develop until February
6, 2011 under Resolution CR-44-08.

2010
The Riverwalk subdivision was granted an extension from City Council to develop until February
6, 2014 under Resolution CR-59-10.

2017
The Riverwalk subdivision did not begin development within the timeframe of CR-59-10 and the
site reverted back to the SF-1 zoning district as per Grove City Code section 1135.14(a)(5).

A Preliminary Development Plan for a new development, Redwood Holton Road, was submitted
to develop apartment homes on the site. Staff was not supportive of this project as the quality of
design was not as high as with other developments and the layout of the site was overbuilt. The
application was withdrawn before receiving a decision from City Council.
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